Community Preservation Act Committee CPA Funding Category
Proposal Request Form for FY 2016 Community Housing

Date: December 9, 2014

Submitting Entity: Amherst Community Land Trust (ACLT)
Contact Persons: Rob Crowner and Janet Keller
Contact Phone: 413-253-6526 (Rob), 413-835-0011 (Janet)

Contact Email: robcrowner@gmail.com, janetkeller5@gmail.com

Overview of Proposal: — Please describe your project and your feasibility analysis

The Amherst Community Land Trust seeks to acquire a 0.74 acre undeveloped lot on North
Pleasant Street in north Amherst (parcel 5C-28) in order to make that parcel available for the
development of an affordable duplex for two low-income families. ACLT is a nonprofit
charitable organization founded to address the shortage of affordable housing in Amherst and to
strengthen neighborhoods threatened by high prices and absentee ownership. By acquiring this
property, ACLT aims to increase the atfordable housing stock in Amherst while promoting home
ownership and long-term stewardship of housing resources in town.

The property is currently owned by North Amherst Community Farm (NACF) and located at the
southwest corner of that community farm, home to the Simple Gifis Farm CSA. NACF is a local
nonprofit devoted to promote and support sustainable agriculture in the heart of North Amherst.
NACEF is selling this lot to help finance the permanent protection of the abutting farmstecad that is
critical to the long-term sustainability of their entire farm. NACF has identified affordable
housing as the use of the property most beneficial to the wider community and most compatible
with the farm. The following attributes make this site suitable and attractive for this purpose:

+ Development of this site for affordable housing is land-efficient infill that is consistent with
several of the key goals in the town’s Comprehensive Plan.

+ The parcel is primarily located in an RN zone with 120 feet of frontage; an affordable
residential duplex is allowed in this zone by right under Site Plan Review, {due to the
passage in fall 2013 Town Meeting of Zoning Article 3.3212 — “Affordable Duplex”, which
was intended to create opportunity for just this kind of proposal.).

~+ Water and scwer are available at the site, limiting development costs.
+ The location is well served by frequent public transit from several PVTA bus routes.

« Recreation, shopping, a post office, library and other public amenities are within a short
walking distance by sidewalk along North Pleasant Street, ensuring safe pedestrian access.

»  Residents of the house will benefit from living next to protected farmiand with an active
community farm and public access.

+ Owner-occupied housing is a good fit in the neighborhood and will be welcomed over the
potential alternative of a rental property if the patcel were sold on the open market.

+ The community associated with North Amherst Farm can offer volunteer skills to support the
development and stewardship of the property.
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= Pioncer Valley Habitat for Humanity has already built 8 units of affordable housing in
Ambherst, with another two units scheduled to begin construction in 2015, It has recently
begun a conversation with NACF and ACLT about the North Pleasant Street site. Subject to
the parties reaching formal agreement approved by both organizations' Boards of Directors,
ACLT anticipates selecting Pioneer Valley Habitat for Humanity as the housing developer
for this site.

Describe how your request meets the CPA criteria:

1. Description of funding needed including:
a. Documentation of cost estimates

ACLT is secking $114,600 in CPA funds. This is NACF’s asking price for the property, based
on the appraised value on the Amherst Assessor’s property card. Alf other costs of the
acquisition, such as legal and closing costs, will be covered by ACLT from private donations
or by the seller.

b. Other sources of fun&ing, e.g., grants, self-funding, fund-raising (to be developed)

As noted above, ACLT will use funds it has raised from private donations to pay legal and
closing costs related to this purchase. In addition, since the parcel is currently enrolled in
Chapter 61A for taxation purposes (described as pasture land though it is primarily wooded),
rollback taxes will have to be paid when the parcel comes out of Chapter status and is
converted to use as a residential property. The cxact property tax cost will depend on when
that happens, but it has been estimated at approximately $12,000 by the Town Assessor.
NACF will contribute this cost out of funds from the sale of the property, thereby eliminating
this as an additional project cost.

Bruce Coldham, of Coldman and Hartman architects, has offered pro-bono architectural
services for the design of the affordable housing project for a project on this site in the
development phase of the project.

c. Timeline on how CPA funds, if awarded, would be spent including over multiple years

Funds, if awarded, would be spent before the end of 2015 to secure the property.

2. Urgency of the Project, if any

The owner needs to sell the property soon, so ACLT has a limited window of opportunity to
secure the property. NACF is currently holding a capital campaign to eliminate outstanding debt
obligations on the farm property in order to maintain the integrity of the community farm. As
part of that effort, NACF hopes to complete this parcel sale in calendar year 2015. Once
purchased, ACLT would hold the property available until Habitat is ready to take on the
development project, after they have completed a few other projects currently in progress in the
region.

3. Estimated timeline from receipt of funds to Project completion

Acquisition of the land is expected to occur on a relatively short timeline once funds are
available, with a closing on the purchase happening within a maximum of a few months upon
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availability of funds. Note that the current request is to secure land for affordable housing,
Because Pioneer Valley Habitat currently has other projects in the building stage,
commencement of construction-related activities would not take place immediately following the
closing. Development of housing on the site is a future project for which a timeline would need
to be developed and funding sought from a variety of sources including state grants, private
contributions and potentially CPA funds. ACLT would sign a memorandum of understanding
with Pioneer Valley Habitat for Humanity to develop affordable housing on the property before
accepting CPA funds.

4. Acquisition or preservation of threatened resources

If not purchased by ACLT, it is not clear what would happen with the property. The lot is
cutrently part of the security held by lenders to NACF, so if ACLT is unable to purchase the
property it is possible NACF’s creditors would require sale of the property on the open market to
repay that mortgage. In such a scenatio, the opportunity for affordable housing on this site would
be lost. The most likely outcome would be private development of student rental housing. Such a
use is not a good fit with the abutting community farm and it would exacerbate existing pressures
on a neighborhood that includes many scattered student rental properties, including those just a
five minute walk away on Hobart Lane that are so well known to Amherst residents.

The project also offers the indirect benefit of helping North Amherst Community Farm complete
their efforts to ensure the long-term sustainability of, and maximize the benefits provided by,
their 35-acre farm, which serves as a productive and educational resource for the community.
Many local residents, the town and the state have invested resources to conserve the farmland
that NACF leases to Simple Gifts Farm, which runs a successful community supported
agricultural operation, is active in Amherst winter and summer farmers markets, and has been a
leader in launching the All Things Local market. Purchase of this lot by ACLT will help NACF
repay the outstanding mortgage on the farmstead where the farmhouse and barns are located, and
protect it permanently with the farmland they have already preserved, thereby ensuring the
continued viability of the entire property.

5. Population(s) to be served by the Project
Families carning 60% or below of area median income as defined by HUD.,

By making the property available to Pioneer Habitat for Humanity, the project will benefit from
their experience and track record working with low wage earning families who are ready and
committed to move out of rental and into home ownership. By stewarding the property as part of
our new community land trust, ACLT will include these homeowners in a community of
residents dedicated to preserving neighborhoods and home affordability for future owners as well
as current ones.

6. How will the CPA investment in your property, facility or project be maintained over time?

ACLT creates sustainable affordable housing by partnering with low and moderate income
households to purchase homes using a shared ownership approach. ACLT maintains ownership
of the land under a home, while the homeowner purchases the home (without the cost of the
land) and enters into a fong-term land lease for a nominal fee. Owners of land trust properties
also accept limits to resale prices on their homes. This ownership structure ensures that the
subsidy invested in the land remains permanently to benefit all subsequent home owners.
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In addition to this standard protection that ACLT will apply to all homes it stewards, the current
proposal calls for Pioneer Valley Habitat to develop housing on the property that will be
protected in perpetuity for low-income home buyers using a deed restriction. ACLT and Habitat
are currently in conversation regarding the technical details of blending and combining these
tools to maximum benefits of long-term housing affordability through future resales, and
maintenance of the housing on the property.

Habitat for Humanity has a track record of developing and selling permanently affordable
owner-occupied homes in Amherst. ACLT’s approach to preserving affordability and home
ownership is complementary to Habitat’s work; in fact, nationally there are a growing number of
collaborations between local Habitat chapters and commuaity land trusts specifically because of
the good fit between the CLT stewardship approach and Habitat’s community-driven
development and creative financing of affordability. Between us, the two organizations have the
capacity to create and steward affordable housing on this property so that it can serve the
community for generations to come.,

7. How the Project is prioritized by requesting Town commiftees or commissions?

An early concept document was prescnted to Housing and Sheltering Committee by NACF, but
no vote was taken at that time. This complete proposal has not yet been presented to or reviewed
by relevant committees.

8. Other information regarding the Project deemed necessary for CPAC.

Ambherst Community Land Trust and Pioneer Valley Habitat for Humanity are currently in the
eatly stages of developing an agreement under which ACLT would make the property available
for the development of a Habitat home, including division of responsibilities, timing of the
development of housing, terms and mechanisms of the affordability restrictions and more. The
patties believe they have a shared vision for affordable housing on this site, and agree to work in
good faith to come to a formal agreement. We will provide updates on this process over the
coming months as the CPA committee considers this proposal.

A copy of the property card is attached.
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